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CITY OF SEATTLE  1 

ORDINANCE  __________________ 2 

COUNCIL BILL __________________ 3 

..title 4 

AN ORDINANCE relating to land use and zoning, amending Sections 23.30.010, 23.45.502, 5 

23.45.510, 23.45.512, 23.45.514, 23.47A.002, 23.47A.009, 23.47A.012, 23.47A.013, 6 

23.48.002, 23.48.005, 23.48.020, 23.48.021, 23.48.025, 23.48.040, 23.48.045, 23.48.055, 7 

23.48.085, 23.48.240, 23.48.250, 23.58A.040, 23.58A.042, 23.58B.040, 23.58B.050, 8 

23.58C.030, 23.58C.035, 23.58C.040, 23.58C.050, 23.61.008, 23.61.014, 23.84A.004, 9 

23.84A.025, 23.84A.028, 23.84A.038, 23.84A.042, and 23.84A.048 of the Seattle 10 

Municipal Code (SMC), adding new SMC Sections 23.45.517, 23.47A.017, 23.48.602, 11 

23.48.605, 23.48.615, 23.48.620, 23.48.621, 23.48.622, 23.48.623, 23.48.624, 23.48.627, 12 

23.48.630, 23.48.635, 23.48.640, 23.48.645, 23.48.646, 23.48.650, 23.48.680, 23.48.685, 13 

and 23.48.690, and amending the Official Land Use Map at pages 60, 61, 78, and 79 to 14 

rezone areas and remove the University District Station Area Overlay District. 15 

..body 16 

WHEREAS, Sound Transit will open a light rail station at NE 43rd Street and Brooklyn Avenue 17 

NE in 2021, and the Cityôs Comprehensive Plan supports walkable, compact, mixed-use 18 

neighborhoods surrounding station areas; and 19 

WHEREAS, from 2011 to 2016, City staff worked with community members in the University 20 

Community Urban Center to discuss the future of the neighborhood including zoning, 21 

development, open space, housing affordability, and walkability; and 22 

WHEREAS, in 2013, City staff and community members completed the University District (ñU 23 

Districtò) Urban Design Framework, summarizing guiding principles and specific 24 

strategies for achieving neighborhood goals; and 25 

WHEREAS, the public process in the U District has identified affordable housing, open space, 26 

historic preservation, and improved development standards as key community concerns; 27 

and  28 

WHEREAS, these proposed zoning amendments have been reviewed as part of a programmatic 29 

Environmental Impact Statement (EIS) for the University District, completed January 8, 30 
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2015, and the adequacy of the Final EIS was upheld by the Seattle Hearing Examiner on 1 

June 19, 2015, and the content was updated to include Mandatory Housing Affordability 2 

requirements through an addendum issued May 27, 2016; and 3 

WHEREAS, in September 2015, City Council approved Ordinance 124888 to amend the 4 

Comprehensive Planôs University Community Neighborhood Plan goals and policies, and 5 

make changes to the Future Land Use Map; and 6 

WHEREAS, the City has provided for public participation opportunities in the development and 7 

review of these proposed amendments; and 8 

WHEREAS, in May 2013 the City Council adopted Resolution 31444, which established a work 9 

program for reviewing and potentially modifying the Cityôs affordable housing incentive 10 

programs; and 11 

WHEREAS, according to Resolution 31444, the City Council commissioned reports examining 12 

national best practices for increasing the availability of affordable housing to identify 13 

new strategies for Seattle; and 14 

WHEREAS, in September 2014 the City Council adopted Resolution 31546, in which the 15 

Council and Mayor proposed that a Seattle Housing Affordability and Livability Agenda 16 

(HALA) Advisory Committee be jointly convened by the Council and the Mayor to 17 

evaluate potential housing strategies; and 18 

WHEREAS, the HALA Advisory Committee provided final recommendations to the Mayor and 19 

City Council on July 13, 2015; and 20 

WHEREAS, the HALA Advisory Committee recommended extensive citywide upzoning of 21 

residential and commercial zones and, in connection with such upzones, implementation 22 
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of a mandatory inclusionary housing requirement for new residential development and 1 

commercial linkage fees for new commercial development; and 2 

WHEREAS, the HALA Advisory Committee recommended that the mandatory inclusionary 3 

housing requirement offer developers the option of building affordable housing or 4 

making a cash contribution to fund preservation and production of affordable housing, 5 

and that the requirement be implemented upon approval of extensive citywide upzoning 6 

of residential and commercial zones; and 7 

WHEREAS, the City has the authority to require mandatory housing affordability for residential 8 

development according to its police power; and 9 

WHEREAS, a mandatory housing affordability requirement for residential development is one of 10 

many actions the City intends to undertake to implement the Comprehensive Planôs goals 11 

and policies for housing affordability; and 12 

WHEREAS the Countywide Planning Policies, as ratified by the King County Council, provide 13 

that jurisdictions may consider a full range of programs, from optional to mandatory, that 14 

will assist in meeting the jurisdictionôs share of the countywide need for affordable 15 

housing; and 16 

WHEREAS, one of the Cityôs planning goals under the Growth Management Act, chapter 17 

36.70A RCW, is to make adequate provision for the housing needs of all economic 18 

segments of the City; and 19 

WHEREAS, the Affordable Housing Incentives Program Act, RCW 36.70A.540, authorizes and 20 

encourages cities to enact or expand affordable housing incentive programs providing for 21 

the development of low-income housing units through development regulations or 22 

conditions on rezoning or permit decisions, or both; and 23 
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WHEREAS, according to the Affordable Housing Incentives Program Act, jurisdictions may 1 

establish a minimum amount of affordable housing that must be provided by all 2 

residential developments in areas where increased residential development capacity has 3 

been provided; and 4 

WHEREAS, the July 13, 2015, Statement of Intent for Basic Framework for Mandatory 5 

Inclusionary Housing and Commercial Linkage Fee (commonly referred to as the ñGrand 6 

Bargainò) states that the mandatory housing affordability requirements for residential and 7 

commercial development should achieve a projected production level over ten years of no 8 

less than 6,000 units of housing affordable to households with incomes no greater than 60 9 

percent of median income, and that, if the projected production level falls below the 10 

target, all parties agree to develop and consider options to achieve the agreed-upon 11 

production target; and 12 

WHEREAS, in November 2015, the City Council adopted Ordinance 124895, which established 13 

the framework for an Affordable Housing Impact Mitigation Program for commercial 14 

development; and 15 

WHEREAS, in November 2015, the City Council adopted Resolution 31612, stating the 16 

Councilôs intent to make changes to zoning and land use regulations to implement a 17 

mandatory inclusionary affordable housing program for residential development 18 

recommended by the HALA Advisory Committee and the Mayor; and 19 

WHEREAS, in August 2016, Council adopted and the Mayor signed Ordinance 125108 to 20 

establish the framework for mandatory housing affordability for residential development; 21 

and 22 
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WHEREAS, this ordinance was informed by public feedback gathered at an open house 1 

conducted on May 31, 2016, and hundreds of presentations and conversations with the U 2 

District Partnership, the Roosevelt Neighbors Alliance, University Heights Community 3 

Club, U District Community Council, Northeast District Council, University of 4 

Washington, the Seattle Planning Commission, the Seattle Design Commission, as well 5 

as letters, emails, and other correspondence from individuals and groups; and 6 

WHEREAS, this ordinance would increase development capacity and implement the Affordable 7 

Housing Impact Mitigation Program for commercial development and mandatory 8 

housing affordability for residential development in the University District; and  9 

WHEREAS, increased residential development in the University District will assist in achieving 10 

local growth management and housing policies; and 11 

WHEREAS, this ordinance provides increased residential development capacity in the form of 12 

an increase in the amount of height or floor area allowed by zoning in many areas of the 13 

University District; and 14 

WHEREAS, the Council has reviewed and considered the Executive's report and 15 

recommendations, public testimony made at the public hearing, and other pertinent 16 

material regarding the proposed amendments; and 17 

WHEREAS, the Council finds that the amendments to be adopted are consistent with the Growth 18 

Management Act, and will protect and promote the health, safety, and welfare of the 19 

general public; NOW, THEREFORE, 20 

BE IT ORDAINED BY THE CITY OF SEATTLE AS FOLLOWS : 21 

Section 1. The Official Land Use Map, Chapter 23.32 of the Seattle Municipal Code, is 22 

amended to remove the University District Station Area Overlay District and rezone land located 23 
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on pages 60, 61, 78, and 79 of the Official Land Use Map, all as shown on Exhibit A1 and A2, 1 

respectively, both attached to this ordinance. 2 

Section 2. Section 23.30.010 of the Seattle Municipal Code, last amended by Ordinance 3 

124883, is amended as follows: 4 

23.30.010 Classifications for the purpose of this Subtitle III 5 

A. General zoning designations. The zoning classification of land shall include one of the 6 

designations in this subsection 23.30.010.A. Only in the case of land designated "RC," the 7 

classification shall include both "RC" and one additional multifamily zone designation in this 8 

subsection 23.30.010.A. 9 

Zones Abbreviated 

Residential, Single-family 9,600 SF 9600 

Residential, Single-family 7,200 SF 7200 

Residential, Single-family 5,000 SF 5000 

Residential Small Lot RSL 

Residential, Multifamily, Lowrise 1 LR1 

Residential, Multifamily, Lowrise 2 LR2 

Residential, Multifamily, Lowrise 3 LR3 

Residential, Multifamily, Midrise MR 

Residential, Multifamily, Highrise HR 

Residential-Commercial RC 

Neighborhood Commercial 1 NC1 

Neighborhood Commercial 2 NC2 

Neighborhood Commercial 3 NC3 

Master Planned Community - Yesler Terrace MPC-YT 

Seattle Mixed SM 

Seattle Mixed-South Lake Union SM-SLU 

Seattle Mixed-Dravus SM-D 

Seattle Mixed-North Rainier SM-NR 

Seattle Mixed-University District SM-U 

Commercial 1 C1 

Commercial 2 C2 

Downtown Office Core 1 DOC1 

Downtown Office Core 2 DOC2 

Downtown Retail Core DRC 

Downtown Mixed Commercial DMC 

Downtown Mixed Residential DMR 
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Zones Abbreviated 

Pioneer Square Mixed PSM 

International District Mixed IDM 

International District Residential IDR 

Downtown Harborfront 1 DH1 

Downtown Harborfront 2 DH2 

Pike Market Mixed PMM 

General Industrial 1 IG1 

General Industrial 2 IG2 

Industrial Buffer IB 

Industrial Commercial IC 

Editorôs note - These classifications can also be found at the beginning of the zoning 1 

maps in Volume IV of the Code.  2 

B. SuffixesðHeight ((Limits, Letters)) limits, letters, mandatory housing affordability 3 

provisions, and ((Incentive Provisions)) incentive provisions. The zoning ((classification)) 4 

classifications for land subject to some of the designations in subsection 23.30.010.A include one 5 

or more numerical suffixes indicating height limit(s) or a range of height limits, or one or more 6 

letter suffixes indicating certain overlay districts or designations, or numerical suffixes enclosed 7 

in parentheses indicating the application of incentive zoning provisions, or letter suffixes and 8 

letter-with-numerical suffixes enclosed in parentheses indicating the application of mandatory 9 

housing affordability provisions, or any combination of these. A letter suffix may be included 10 

only in accordance with provisions of this ((title)) Title 23 expressly providing for the addition of 11 

the suffix. A zoning classification that includes a numerical or letter suffix or other combinations 12 

denotes a different zone than a zoning classification without any suffix or with additional, fewer 13 

or different suffixes. Except where otherwise specifically stated in this ((title)) Title 23 or where 14 

the context otherwise clearly requires, each reference in this ((title)) Title 23 to any zoning 15 

designation in subsection 23.30.010.A without a suffix, or with fewer than the maximum 16 

possible number of suffixes, includes any zoning classifications created by the addition to that 17 

designation of one or more suffixes.  18 
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Section 3. Section 23.45.502 of the Seattle Municipal Code, last amended by Ordinance 1 

124378, is amended as follows: 2 

23.45.502 Scope of provisions  3 

A. This Chapter 23.45 establishes regulations for the following zones:  4 

1. Lowrise 1 (LR1);  5 

2. Lowrise 2 (LR2);  6 

3. Lowrise 3 (LR3);  7 

4. Midrise (MR) (references to MR zones include the Midrise/85 (MR/85) zone 8 

unless otherwise noted); and  9 

5. Highrise (HR).  10 

B. ((Multifamily zones)) Zones listed in subsection 23.45.502.A and having an incentive 11 

zoning suffix are subject to this Chapter 23.45 and Chapter 23.58A, Incentive ((provisions)) 12 

Provisions.  13 

C. ((Areas in multifamily zones described in subsection 23.76.026.D are vested according 14 

to the provisions of subsection 23.76.026.D.)) Zones listed in subsection 23.45.502.A that have a 15 

mandatory housing affordability suffix of either (M), (M1), or (M2) are subject to this Chapter 16 

23.45 and to the provisions of Chapters 23.58B and 23.58C. Specific provisions for zones with a 17 

mandatory housing affordability suffix are in in Section 23.45.517.  18 

D. Areas in multifamily zones described in subsection 23.76.026.D are vested according 19 

to the provisions of subsection 23.76.026.D.  20 
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Section 4. Subsections 23.45.510.A, 23.45.510.B, and 23.45.510.D of the Seattle 1 

Municipal Code, which section was last amended by Ordinance 124843, are amended as follows: 2 

23.45.510 Floor area ratio (FAR) limits  3 

A. General provisions 4 

1. All gross floor area not exempt under subsection 23.45.510.E, including the 5 

area of stair penthouses with enclosed floor space, counts toward the maximum gross floor area 6 

allowed under the FAR limits.  7 

2. The applicable FAR limit applies to the total non-exempt gross floor area of all 8 

structures on the lot.  9 

3. If a lot is in more than one zone, the FAR limit for each zone applies to the 10 

portion of the lot located in that zone, and the floor area on the portion of the lot with the lower 11 

FAR limit may not exceed the amount that would be permitted if it were a separate lot.  12 

B. FAR limits in LR zones. FAR limits apply in LR zones as shown in Table A for 13 

23.45.510, provided that if the LR zone designation includes an incentive zoning suffix, then the 14 

applicant shall comply with Chapter 23.58A, Incentive Provisions, to obtain gross floor area 15 

exceeding that allowed by the FAR shown in the suffix designation. In LR zones the following 16 

standards apply to the calculation of gross floor area for application of FAR limits:  17 

1. Exterior corridors, breezeways, and stairways that provide building circulation 18 

and access to dwelling units or sleeping rooms((,)) are included in gross floor area.  19 

2. Balconies, patios, and decks that are associated with a single dwelling unit or 20 

sleeping room and that are not used for common circulation, and ground-level walking paths, are 21 

excluded from gross floor area.  22 
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3. Common walls separating individual rowhouse and townhouse dwelling units 1 

are considered to be exterior walls.  2 

Table A for 23.45.510 

FAR in LR ((Zones)) zones1 

Zone 

Location Category of residential use((1))2  

Outside 

or inside 

urban 

centers, 

urban 

villages, 

and the 

Station 

Area 

Overlay 

District  

Cottage 

housing 

developments 

and single-

family 

dwelling 

units 

Rowhouse 

developments((2))3  

Townhouse 

developments((2))3  
Apartments((2))3  

LR1 

Either 

outside or 

inside 

1.1 1.0 or 1.2 0.9 or 1.1 1.0 

LR2 

Either 

outside or 

inside 

1.1 1.1 or 1.3 1.0 or 1.2 1.1 or 1.3 

LR3 
Outside 1.1 1.2 or 1.4 1.1 or 1.3 1.3 or 1.5((3))4  

Inside 1.1 1.2 or 1.4 1.2 or 1.4 1.5 or 2.0 

Footnotes to Table A for 23.45.510((:)) 

 1FAR limits for LR1 zones with a mandatory housing affordability suffix are shown in 

subsection 23.45.517.B.1. 

 2 If more than one type of residential use is provided on a lot, the FAR limit for each 

residential use is the higher FAR limit for each residential use in this Table A for 23.45.510 

only if the conditions in subsection 23.45.510.C are satisfied for all residential uses on the lot. 

 ((2))3The higher FAR limit applies if the project meets the standards of subsection 

23.45.510.C. 

 ((3))4 On lots that abut a street with frequent transit service, the higher FAR limit is 1.6.  

 3 

* * *  4 

D. FAR limits in MR and HR zones. FAR limits apply to all structures and lots in MR 5 

and HR zones as shown in Table B for 23.45.510, provided that if the MR and HR zone 6 
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designations include an incentive zoning suffix, then the applicant shall comply with Chapter 1 

23.58A, Incentive ((provisions)) Provisions, to obtain gross floor area exceeding that allowed by 2 

the FAR shown in the suffix designation. 3 

Table B for 23.45.510 

Floor ((Area Ratios)) area ratios (FAR) in MR and HR zones1 

 MR HR 

Base FAR 
3.2 

 

8 on lots 15,000 square feet or less in 

size; 7 on lots larger than 15,000 

square feet 

Maximum FAR, allowed 

pursuant to Chapter 23.58A 

and Section 23.45.516  

4.25 

 

13 for structures 240 feet or less in 

height; 14 for structures over 240 feet 

Footnotes to Table B for 23.45.510 

 1The maximum FAR limit for MR zones with a mandatory housing affordability 

suffix is shown in subsection 23.48.517.B.2.  

 4 

* * *  5 

Section 5. Section 23.45.512 of the Seattle Municipal Code, last amended by Ordinance 6 

124843, is amended as follows: 7 

23.45.512 Density limitsðLR zones  8 

A. The minimum lot area per dwelling unit in LR zones for cottage housing 9 

developments, townhouse developments, and apartments((,)) is shown on Table A for 23.45.512, 10 

except as provided in subsections 23.45.512.B, 23.45.512.C, 23.45.512.D, 23.45.512.E, and 11 

23.45.512.G.  12 
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Table A for 23.45.512  

Density ((Limits )) limits  in Lowrise ((Zones)) zones1 

Zone Units allowed per square foot of lot area by category of residential use(((1)))2  

 

Cottage housing 

development(((2)))3 

and single-family 

dwelling unit(( (6)))4  

Rowhouse 

development 

Townhouse 

development(((4)))5  
Apartment (((5)))6  

LR16 1/1,600 

1/1,600 or 

((No)) no 

limit(( (3)))7  

1/2,200 or 1/1,600 

1/2,000 

((Duplexes)) 

duplexes and 

((Triplexes)) 

triplexes only 

LR2 1/1,600 No limit 
1/1,600 or ((No)) no 

limit  

1/1,200 or ((No)) 

no limit  

LR3 1/1,600 No limit 
1/1,600 or ((No)) no 

limit  

1/800 or ((No)) no 

limit  

Footnotes for Table A for 23.45.512 

 1Density limits for LR1 zones with a mandatory housing affordability suffix are shown in 

subsection 23.45.517.C. 

 (((1)))2When density calculations result in a fraction of a unit, any fraction up to and including 

0.85 constitutes zero additional units, and any fraction over 0.85 constitutes one additional unit. 

 (((2)))3 See Section 23.45.531 for specific regulations about cottage housing developments. 

 (((3)The density limit for rowhouse development in LR1 zones applies only on lots less than 

3,000 square feet in size.))  

 4One single-family residence meeting the standards of subsection 23.45.510.C and Section 

23.45.526 may be built on a lot that is existing as of April 19, 2011, and has an area of less than 

1,600 square feet. 

 (((4)))5For townhouse developments that meet the standards of subsection 23.45.510.C, the 

higher density shown is permitted in LR1 zones, and there is no density limit in LR2 and LR3 

zones. 

 (((5)))6For apartments that meet the standards of subsection 23.45.510.C, there is no density 

limit in LR2 and LR3 zones. 

 (((6)One single-family residence meeting the standards of subsection 23.45.510.C and Section 

23.45.526 may be built on a lot that is existing as of April 19, 2011, and has an area of less than 

1,600 square feet)) 

 7The density limit for rowhouse development in LR1 zones applies only on lots less than 

3,000 square feet in size. 

 

  1 

B. Density exception for certain types of low-income multifamily residential uses((.)) 2 
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1. The exception in this subsection 23.45.512.B applies to low-income disabled 1 

multifamily residential uses, low-income elderly multifamily residential uses, and low-income 2 

elderly/low-income disabled multifamily residential uses, operated by a public agency or a 3 

private nonprofit corporation, if they do not qualify for the higher FAR limit shown in Table A 4 

for 23.45.510.  5 

2. The uses listed in subsection 23.45.512.B.1 shall have a maximum density of 6 

one dwelling unit per 400 square feet of lot area if a majority of the dwelling units are designed 7 

for and dedicated to tenancies of at least three months, and the dwelling units remain in low-8 

income disabled multifamily residential use, low-income elderly multifamily residential use, or 9 

low-income elderly/low-income disabled multifamily residential use for the life of the structure.  10 

C. Carriage houses, nursing homes, congregate housing, assisted living facilities, and 11 

accessory dwelling units that meet the standards of Section 23.45.545((,)) are exempt from the 12 

density limit set in Table A for 23.45.512.  13 

D. In LR1 zones no apartment shall contain more than three dwelling units, except as 14 

permitted in subsections 23.45.512.E and 23.45.512.G.  15 

E. Dwelling unit(s) located in structures built prior to January 1, 1982, as single-family 16 

dwelling units that will remain in residential use are exempt from density limits and the 17 

provisions of subsection 23.45.512.D.  18 

F. If dedication of right-of-way is required, permitted density shall be calculated before 19 

the dedication is made.  20 

G. Adding ((Units)) units to ((Existing Structures.)) existing structures 21 

1. One additional dwelling unit may be added to an existing residential use 22 

regardless of the density restrictions in subsections 23.45.512.A, 23.45.512.B, 23.45.512.C, and 23 
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23.45.512.D above. An additional unit is allowed only if the proposed additional unit is to be 1 

located entirely within an existing structure, and no additional floor area is proposed to be added 2 

to the existing structure.  3 

2. For the purposes of this subsection 23.45.512.G, "existing residential uses" are 4 

those that were established under permit as of October 31, 2001, or for which a permit has been 5 

granted and the permit has not expired on October 31, 2001.  6 

Section 6. Section 23.45.514 of the Seattle Municipal Code, last amended by Ordinance 7 

124803, is amended as follows: 8 

23.45.514 Structure height  9 

A. Subject to the additions and exceptions allowed as set forth in this Section 23.45.514, 10 

the height limits for principal structures permitted in LR zones are as shown on Table A for 11 

23.45.514.  12 

Table A for 23.45.514 

Structure ((Height)) height for Lowrise ((Zones)) zones (in ((Feet)) feet) 

Housing type  LR1  LR2  

LR3 outside ((Urban Centers, 

Urban Villages)) urban 

centers and urban villages, 

and Station Area Overlay 

Districts  

LR3 in ((Urban Centers, 

Urban Villages)) urban 

centers and urban villages, 

and Station Area Overlay 

Districts  

Cottage housing 

developments 
18 18 18 18 

Rowhouse and 

townhouse 

developments 

30 30 30 30 

Apartments 30 30 30 401  

Footnotes for Table A for 23.45.514((:)) 

 1The height limit is 30 feet on the portions of lots that are within 50 feet of a single-family 

zoned lot, unless the lot in the LR zone is separated from a single-family zoned lot by a street.  

 13 
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B. The base and maximum height limits for principal structures permitted in MR and HR 1 

zones are as shown in Table B for 23.45.514, subject to the additions and exceptions allowed as 2 

set forth in this Section 23.45.514.  3 

Table B for 23.45.514 

Structure height for MR and HR zones (in feet)1 

 MR  MR/85  HR  

Base height limit 60 85 160  

Maximum height limit if extra residential floor area is gained 

under Chapter 23.58A and Section 23.45.516  
75 85 

240 or 

300 

Footnotes to Table B for 23.45.514: 

 1Height limits for MR zones with a mandatory housing affordability suffix are in subsection 

23.45.517.D. 

  4 

* * *  5 

Section 7. A new Section 23.45.517 is added to the Seattle Municipal Code as follows: 6 

23.45.517 Multifamily zones with a mandatory housing affordability suffix 7 

The following standards apply to multifamily zones with a mandatory housing 8 

affordability suffix, which include (M), (M1), and (M2): 9 

A. Affordable housing requirements. Development is subject to the provisions of 10 

Chapters 23.58B and 23.58C.  11 

B. Floor area ratio (FAR) 12 

1. FAR limits for LR1 zones with a mandatory housing affordability suffix are 13 

shown in Table A for 23.45.517.  14 
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Table A for 23.45.517 

FAR limits for LR 1 zones with mandatory housing affordability suffix  

Zone Location 

Category of residential use1  

Cottage 

housing 

developments 

and single-

family 

dwelling units 

Rowhouse 

developments  

Townhouse 

developments 
Apartments  

LR1 

Outside or inside 

urban centers, 

urban villages, 

and the Station 

Area Overlay 

District 

1.3 1.3 1.2 1.2 

Footnotes to Table A for 23.45.517 

 1Accessory dwelling units and detached accessory dwelling units are not subject to the 

provisions of Chapter 23.58C. 

 1 

2. The maximum FAR limit for MR zones with a mandatory housing affordability 2 

suffix is 4.5.  3 

C. Density limit. The minimum lot area per dwelling unit for cottage housing 4 

developments, townhouse developments, and apartments in LR1 zones with a mandatory 5 

housing affordability suffix is shown on Table B for 23.45.517. The limit on the number of 6 

dwelling units permitted in an apartment in the LR1 zone in subsection 23.45.512.D does not 7 

apply to a LR1 zone with a mandatory housing affordability suffix. 8 
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Table B for 23.45.517 

Density limits in LR1 zones with mandatory housing affordability suffix 

Zone Units allowed per square foot of lot area by category of residential use1, 2 

 

Cottage housing 

development3 and 

single-family 

dwelling unit4  

Rowhouse 

development 

Townhouse 

development  
Apartment  

LR1 No limit No limit 1/1,600 No limit5 

Footnotes to Table B for 23.45.517 

 1When density calculations result in a fraction of a unit, any fraction up to and including 0.85 

constitutes zero additional units, and any fraction over 0.85 constitutes one additional unit. 

 2Accessory dwelling units and detached accessory dwelling units are not subject to the 

provisions of Chapter 23.58C. 

 3See Section 23.45.531 for specific regulations about cottage housing developments. 

 4One single-family residence meeting the standards of subsection 23.45.510.C and Section 

23.45.526 may be built on a lot that is existing as of April 19, 2011, and has an area of less than 

1,600 square feet. 

 5The limit on the number of dwelling units permitted in an apartment in the LR1 zone in 

subsection 23.45.512.D does not apply to a LR1 zone with a mandatory housing affordability 

suffix. 

 1 

D. Structure height. The maximum height limit for principal structures permitted in MR 2 

zones with a mandatory housing affordability suffix is 80 feet, subject to the additions and 3 

exceptions allowed as set forth in subsections 23.45.514.C, 23.45.514.H, 23.45.514.I, and 4 

23.45.514.J. 5 

E. Green building performance. Development in LR1 zones with a mandatory housing 6 

affordability suffix shall meet the standards for green building performance pursuant to Section 7 

23.45.526, and Section 23.45.526 shall apply as if the application were for new development 8 

gaining extra residential floor area.  9 
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Section 8. Section 23.47A.002 of the Seattle Municipal Code, last amended by Ordinance 1 

124969, is amended as follows: 2 

23.47A.002 Scope of provisions  3 

A. This Chapter 23.47A describes the authorized uses and development standards for the 4 

following zones:  5 

1. Neighborhood Commercial 1 (NC1);  6 

2. Neighborhood Commercial 2 (NC2);  7 

3. Neighborhood Commercial 3 (NC3);  8 

4. Commercial 1 (C1); and  9 

5. Commercial 2 (C2).  10 

B. ((Commercial zones)) Zones listed in subsection 23.47A.002.A and having an 11 

incentive zoning suffix are subject to this Chapter 23.47A and Chapter 23.58A, Incentive 12 

Provisions. 13 

C. Zones listed in subsection 23.47A.002.A that have a mandatory housing affordability 14 

suffix of either (M), (M1), or (M2) are subject to this Chapter 23.47A and to the provisions of 15 

Chapters 23.58B and 23.58C. Specific provisions for zones with a mandatory housing 16 

affordability suffix are in Section 23.47A.017. 17 

((C)) D. Some land in C zones and NC zones may be regulated by Subtitle III, Division 3, 18 

Overlay Districts, of this Title 23.  19 

((D)) E. Other regulations, including but not limited to major marijuana activity (Section 20 

23.42.058); requirements for streets, alleys, and easements (Chapter 23.53); standards for 21 

parking quantity, access, and design (Chapter 23.54); standards for solid waste storage (Chapter 22 

23.54); signs (Chapter 23.55); and methods for measurements (Chapter 23.86) may apply to 23 
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development proposals. Communication utilities and accessory communication devices, except 1 

as exempted in Section 23.57.002, are subject to the regulations in this Chapter 23.47A and 2 

additional regulations in Chapter 23.57, Communications Regulations.  3 

Section 9. Section 23.47A.009 of the Seattle Municipal Code, last amended by the 4 

Ordinance 125125, is amended as follows: 5 

23.47A.009 Standards applicable to specific areas  6 

A. Resolution of standards conflicts. To the extent there is a conflict between this Section 7 

23.47A.009 and other sections of Title 23, the provisions of this Section 23.47A.009 apply.  8 

B. West Seattle Junction Hub Urban Village. The following provisions apply to 9 

development in the NC3 85(4.75) zone.  10 

1. Lot coverage limit. The maximum lot coverage permitted for principal and 11 

accessory structures shall not exceed 80 percent on lots 40,000 square feet in size or greater.  12 

2. The total permitted FAR is as identified in subsection ((23.47A.013.F)) 13 

23.47A.013.E.  14 

3. Maximum width of structures. The maximum width of all portions of a 15 

structure measured parallel to a north-south street lot line is 275 feet.  16 

4. Setback and separation requirements  17 

a. The following standards apply to structures greater than 250 feet in 18 

width measured parallel to a north-south street lot line:  19 

1) A minimum separation of 30 feet is required between structures 20 

that are adjacent to the same north-south street lot line; and  21 
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2) A minimum setback of 15 feet is required from side lot lines 1 

that are not street side lot lines and that separate lots that abut the same north-south street lot line; 2 

and  3 

3) Structures permitted in required setback and separation areas 4 

pursuant to subsections ((23.47A.009.A.4.a)) 23.47A.009.B.4.a and ((23.47A.009.A.4.b)) 5 

23.47A.009.B.4.b are subject to subsection 23.47A.014.E. In addition:  6 

a) Decks with open railings may project up to 5 feet into 7 

the required setback or separation area if they are no lower than 20 feet above existing or 8 

finished grade. Decks may cover no more than 20 percent of the total setback or separation area.  9 

b) Unenclosed porches or steps for residential units no 10 

higher than 4 feet above the grade at the street lot line closest to the porch are permitted.  11 

b. A setback of at least 10 feet from the street lot line is required along 12 

non-arterial north-south avenues for at least 25 percent of the lot frontage or 100 feet of the lot 13 

frontage, whichever is less.  14 

c. Required setback and areas separating structures identified in 15 

subsections ((23.47A.009.A.4.a)) 23.47A.009.B.4.a and ((23.47A.009.A.4.b)) 23.47A.009.B.4.b 16 

shall include landscaping, paving, and lighting. Sidewalks for pedestrian access, plazas, or other 17 

approved amenity or landscaped areas are permitted in required setback or separation areas.  18 

d. Upper-level setback requirements along SW Alaska Street  19 

1) Structures exceeding 65 feet in height on lots abutting SW 20 

Alaska Street between 38th Avenue SW and California Avenue SW shall maintain a minimum 21 

setback of 10 feet for that portion of the structure between 45 feet and 55 feet in height.  22 
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2) For portions of a structure above 55 feet in height, an additional 1 

minimum setback is required at a rate of at least 1 foot of setback for every 5 feet of height that 2 

exceeds 55 feet, up to the maximum allowable height.  3 

3) Structures located within 100 feet of Fauntleroy Way SW are 4 

exempt from the upper-level setback requirement.  5 

4) Heights in this subsection ((23.47A.009.A.4.d)) 6 

23.47A.009.B.4.d shall be measured from the middle of the street lot line along SW Alaska 7 

Street.  8 

* * *  9 

G. University Community Urban Center. The following provisions apply to specified NC 10 

zones within the portion of the University Community Urban Center west of 15th Avenue NE. 11 

1. Maximum width and depth limits. The following standards apply to NC zones 12 

with a mapped height limit exceeding 40 feet: 13 

a. The maximum width and depth of a structure is 250 feet, except as 14 

otherwise provided in this subsection 23.47A.009.G.1. The width and depth limits do not apply 15 

to below-grade or partially below-grade stories with street-facing facades that do not extend 16 

more than 4 feet above the sidewalk, measured at any point above the sidewalk elevation to the 17 

floor above the partially below-grade story, excluding access.  18 

b. For the stories of a structure subject to width and depth limits, all 19 

portions of the same story that are horizontally contiguous, including any portions connected by 20 

doorways, ramps, bridges, elevated stairways, and other such features, shall be included in the 21 

measurement of width and depth. The width and depth limit of stories in separate structures or 22 

structures on the same lot that abut but are not internally connected shall be measured separately. 23 
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Designated Landmark structures and vulnerable masonry structures included on a list 1 

promulgated by the Director that are retained on the lot are excluded from the width and depth 2 

measurement, whether or not internally or externally connected to a new structure. 3 

c. Width and depth limits do not apply to stories of a structure with more 4 

than 50 percent of the total gross floor area occupied by any of the following uses: 5 

1) Community clubs or community centers; 6 

2) Religious facilities; 7 

3) Arts facilities; 8 

4) Preschool, elementary, or secondary schools; or 9 

5) Performing arts theaters. 10 

2. Provisions for the transfer of development rights (TDR) and transfer of 11 

development potential (TDP). 12 

a. Lots located in NC3 and NC3P zones with height limits of 55 feet or 13 

greater are eligible as open space, vulnerable masonry structure, or Landmark TDR and TDP 14 

sending sites if the lot meets the definition of the applicable TDR or TDP sending site in Chapter 15 

23.84A and meets all applicable standards in Section 23.58A.042. 16 

b. The maximum amount of TDR and TDP that can be transferred from an 17 

eligible sending site shall not exceed an amount of floor area equivalent to the numerical value of 18 

the FAR permitted on a lot that is solely occupied by residential uses or non-residential uses in 19 

the zone where the sending site is located, as shown on Table A for 23.47A.013 and Table A for 20 

23.47A.017 for zones with a mandatory housing affordability suffix, multiplied by the lot area of 21 

the sending site and minus the sum of any chargeable floor area on the lot plus any TDR and 22 

TDP previously transferred.  23 
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c. Eligible receiving sites are limited to those lots in SM-U zones specified 1 

in subsection 23.48.623.C.  2 

Section 10. Subsection 23.47A.012.A of the Seattle Municipal Code, which section was 3 

last amended by Ordinance 124883, is amended as follows: 4 

23.47A.012 Structure height 5 

A. The height limit for structures in NC zones or C zones is ((30 feet, 40 feet, 65 feet, 85 6 

feet, 125 feet, or 160 feet,)) as designated on the Official Land Use Map, Chapter 23.32. 7 

Structures may not exceed the applicable height limit, except as otherwise provided in this 8 

Section 23.47A.012. 9 

1. In zones with a 30 foot or 40 foot mapped height limit: 10 

a. The height of a structure may exceed the otherwise applicable limit by 11 

up to 4 feet, subject to subsection 23.47A.012.A.1.c, provided the following conditions are met:  12 

1) Either: 13 

a) A floor-to-floor height of 13 feet or more is provided for 14 

non-residential uses at street level; or  15 

b) A residential use is located on a street-level, street-facing 16 

facade, provided that the average height of the exterior facades of any portion of a story that is 17 

partially below-grade does not exceed 4 feet, measured from existing or finished grade, 18 

whichever is less, and the first floor of the structure at or above grade is at least 4 feet above 19 

sidewalk grade; and  20 

2) The additional height allowed for the structure will not allow an 21 

additional story beyond the number that could be built under the otherwise applicable height 22 

limit.  23 
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b. The height of a structure may exceed the otherwise applicable limit by 1 

up to 7 feet, subject to subsection 23.47A.012.A.1.c, provided all of the following conditions are 2 

met:  3 

1) Residential and multipurpose retail sales uses are located in the 4 

same structure; 5 

2) The total gross floor area of at least one multi-purpose retail 6 

sales use exceeds 12,000 square feet;  7 

3) A floor-to-floor height of 16 feet or more is provided for the 8 

multi-purpose retail sales use at street level;  9 

4) The additional height allowed for the structure will not allow an 10 

additional story beyond the number that could be built under the otherwise applicable height 11 

limit if a floor-to-floor height of 16 feet were not provided at street level; and  12 

5) The structure is not allowed additional height under subsection 13 

23.47A.012.A.1.a. 14 

c. The Director shall reduce or deny the additional structure height 15 

allowed by this subsection 23.47A.012.A.1 if the additional height would significantly block 16 

views from neighboring residential structures of any of the following: Mount Rainier, the 17 

Olympic and Cascade Mountains, the downtown skyline, Green Lake, Puget Sound, Lake 18 

Washington, Lake Union, or the Ship Canal.  19 

2. For any lot within the designated areas shown on Map A for 23.47A.012, the 20 

height limit in NC zones or C zones designated with a 40-foot height limit on the Official Land 21 

Use Map may be increased to 65 feet and may contain floor area as permitted for a 65 foot zone, 22 

according to Section 23.47A.013, provided that all portions of the structure above 40 feet contain 23 
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only residential uses, and provided that no additional height is allowed under subsection 1 

23.47A.012.A.1.  2 
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Map A for 23.47A.012 1 

Areas where additional height is allowed 2 

 3 
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  1 
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((3. Within the Station Area Overlay District within the University District 1 

Northwest Urban Center Village, maximum structure height may be increased to 125 feet when 2 

all of the following are met: 3 

a. The lot is within two blocks of a planned or existing light rail station; 4 

b. The proposed use of the lot is functionally related to other office 5 

development, permitted prior to 1971, to have over 500,000 square feet of gross floor area to be 6 

occupied by a single entity; 7 

c. A transportation management plan for the life of the use includes 8 

incentives for light rail and other transit use by the employees of the office use; 9 

d. The development shall provide street-level amenities for pedestrians 10 

and shall be designed to promote pedestrian interest, safety, and comfort through features such as 11 

landscaping, lighting and transparent facades, as determined by the Director; and 12 

e. This subsection 23.47A.012.A.3 can be used only once for each 13 

development that is functionally related.)) 14 

((4)) 3. On a lot containing a peat settlement-prone environmentally critical area, 15 

the height of a structure may exceed the otherwise applicable height limit and the other height 16 

allowances provided by this Section 23.47A.012 by up to 3 feet. In addition, 3 more feet of 17 

height may be allowed for any wall of a structure on a sloped lot, provided that on the uphill 18 

sides of the structure, the maximum elevation of the structure height shall be no greater than the 19 

height allowed by the first sentence of this subsection ((23.47A.012.A.4)) 23.47A.012.A.3. The 20 

Director may apply the allowances in this subsection ((23.47A.012.A.4)) 23.47A.012.A.3 only if 21 

the following conditions are met: 22 
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a. The Director finds that locating a story of parking underground is 1 

infeasible due to physical site conditions such as a high water table; 2 

b. The Director finds that the additional height allowed for the structure is 3 

necessary to accommodate parking located partially below grade that extends no more than 6 feet 4 

above existing or finished grade, whichever is lower, and no more than 3 feet above the highest 5 

existing or finished grade along the structure footprint, whichever is lower, as measured to the 6 

finished floor level above; and 7 

c. Other than the additional story of parking allowed according to this 8 

subsection ((23.47A.012.A.4)) 23.47A.012.A.3, the additional height ((allowed for the structure 9 

by subsection 23.47A.012.A.4,)) shall not allow an additional story beyond the number of stories 10 

that could be built under the otherwise applicable height limit. 11 

((5)) 4. In zones that are located within the Pike/Pine Conservation Overlay 12 

District with a mapped height limit of 65 feet, or with a mapped height limit of 40 feet with 13 

provisions allowing for additional height up to 65 feet according to subsection 23.47A.012.A.2, 14 

the provisions of Section 23.73.014 apply. 15 

* * *  16 

Section 11. Section 23.47A.013 of the Seattle Municipal Code, last amended by 17 

Ordinance 124843, is amended as follows: 18 

23.47A.013 Floor area ratio  19 

A. Floor area ratio (FAR) limits apply to all structures and lots in all NC zones and C 20 

zones.  21 

1. All gross floor area not exempt under subsection 23.47A.013.D is counted 22 

against the maximum gross floor area allowed by the permitted FAR.  23 
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2. If there are multiple structures on a lot, the highest FAR limit applicable to any 1 

structure on the lot applies to the combined non-exempt gross floor area of all structures on the 2 

lot, subject to subsection 23.47A.013.A.4.  3 

3. Except as provided in subsection 23.47A.013.D.7, parking that is within or 4 

covered by a structure or portion of a structure and that is within a story that is not underground 5 

shall be included in gross floor area calculations.  6 

4. If a lot is in more than one zone, the FAR limit for each zone applies to the 7 

portion of the lot located in that zone, and the floor area on the portion of the lot with the lower 8 

FAR limit may not exceed the amount that would be permitted if it were a separate lot. If a lot is 9 

in both a multifamily zone and a commercial zone, the floor area on the commercial portion of 10 

the lot may not exceed the maximum that would be allowed if the commercial portion of the lot 11 

were a separate lot.  12 

B. Except as provided in subsections 23.47A.013.C, 23.47A.013.D, 23.47A.013.E, and 13 

23.47A.013.F, ((and 23.47A.013.G,)) maximum FAR allowed in C zones and NC zones is 14 

shown in Table A for 23.47A.013, provided that if the commercial zone designation includes an 15 

incentive zoning suffix, then the applicant shall comply with Chapter 23.58A, Incentive 16 

Provisions, to obtain gross floor area exceeding that allowed by the FAR shown in the suffix 17 

designation.  18 

Table A for 23.47A.013 ((:)) 

Maximum ((Floor Area Ratio)) floor area ratio (FAR) outside of the Station Area Overlay 

District 1 

 

Height ((Limit )) limit  (in feet)  

30  40  65  85  125  160  

Maximum FAR  

1. Total FAR permitted on a lot that is solely occupied by 

residential use or non-residential use.  
2.25 3 4.25 4.5 5 5 
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Table A for 23.47A.013 ((:)) 

Maximum ((Floor Area Ratio)) floor area ratio (FAR) outside of the Station Area Overlay 

District 1 

 

Height ((Limit )) limit  (in feet)  

30  40  65  85  125  160  

Maximum FAR  

2. Total permitted for any single use within a mixed-use 

structure. 
n/a n/a 4.25 4.5 5 5 

3. Total FAR permitted for all uses on a lot that is 

occupied by a mix of uses, provided that the FAR limit for 

either all residential uses or the FAR limit for all non-

residential uses shall not exceed the FAR limit established 

in Row 1.  

2.5 3.25 4.75 6 6 7 

n/a = not applicable 

Footnotes to Table A for 23.47A.013 

 1Maximum FAR limits for zones with a mandatory housing affordability suffix are shown on 

Table A for 23.47A.017. 

 1 

C. Maximum FAR allowed in NC zones or C zones within the Station Area Overlay 2 

District is shown in Table B for 23.47A.013, provided that if the commercial zone designation 3 

includes an incentive zoning suffix, then the applicant shall comply with Chapter 23.58A, 4 

Incentive Provisions, to obtain gross floor exceeding that allowed by the FAR shown in the 5 

suffix designation. 6 

Table B for 23.47A.013 ((:)) 

Maximum ((Floor Area Ratio)) floor area ratio (FAR) in the Station Area Overlay 

District  
 

Height ((Limit )) limit  (in feet)  

30((ô))  40((ô))  65((ô))  85((ô))  125((ô))  160((ô))  

Maximum FAR  3 4 5.75 6 6 7 

 7 

D. The following gross floor area is not counted toward maximum FAR: 8 

1. All underground stories or portions of stories; 9 



Dennis Meier/Dave LaClergue 

OPCD U District Rezone ORD 
D1 

Template last revised August 15, 2016 32 

2. All portions of a story that extend no more than 4 feet above existing or 1 

finished grade, whichever is lower, excluding access;  2 

3. Gross floor area of a transit station, including all floor area open to the general 3 

public during normal hours of station operation but excluding retail or service establishments to 4 

which public access is limited to customers or clients, even where such establishments are 5 

primarily intended to serve transit riders;  6 

((4. Within the South Lake Union Urban Center, gross floor area occupied by 7 

mechanical equipment located on the roof of a structure;  8 

5. Within the South Lake Union Urban Center, mechanical equipment that is 9 

accessory to a research and development laboratory, up to 15 percent of the gross floor area of a 10 

structure. The allowance is calculated on the gross floor area of the structure after all space 11 

exempt under this subsection 23.47A.013.D is deducted; and))  12 

((6)) 4. Within the First Hill Urban Center Village, on lots zoned NC3((,)) with a 13 

160 foot height limit, all gross floor area occupied by a residential use.  14 

((7)) 5. On a lot containing a peat settlement-prone environmentally critical area, 15 

above-grade parking within or covered by a structure or portion of a structure, if the Director 16 

finds that locating a story of parking below grade is infeasible due to physical site conditions 17 

such as a high water table, if either:  18 

a. ((the)) The above-grade parking extends no more than 6 feet above 19 

existing or finished grade and no more than 3 feet above the highest existing or finished grade 20 

along the structure footprint, whichever is lower, as measured to the finished floor level or roof 21 

above, pursuant to subsection ((23.47A.012.A.5)) 23.47A.012.A.3; or  22 

b. ((all)) All  of the following conditions are met: 23 
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1) ((no)) No above-grade parking is exempted by subsection 1 

((23.47A.013.D.7.a)) 23.47A.013.D.5.a; 2 

2) ((the)) The parking is accessory to a residential use on the lot; 3 

3) ((total)) Total parking on the lot does not exceed one space for 4 

each residential dwelling unit plus the number of spaces required for non-residential uses; and  5 

4) ((the)) The amount of gross floor area exempted by this 6 

subsection ((23.47A.013.D.7.b)) 23.47A.013.D.5.b does not exceed 25 percent of the area of the 7 

lot in zones with a height limit less than 65 feet, or 50 percent of the area of the lot in zones with 8 

a height limit 65 feet or greater. 9 

((8)) 6. Rooftop greenhouse areas meeting the standards of ((subsection)) 10 

subsections 23.47A.012.C.6 and 23.47A.012.C.7. 11 

((E. Within the Station Area Overlay District within the University District Northwest 12 

Urban Center Village, for office structures permitted prior to 1971, the area of the lot for 13 

purposes of calculating permitted FAR is the tax parcel created prior to the adoption of 14 

Ordinance 121846 on which the existing structure is located, provided the office structure is to 15 

be part of a functionally related development occupied by a single entity with over 500,000 16 

square feet of area in office use. The floor area of above grade pedestrian access is exempt from 17 

the FAR calculations of this subsection, and the maximum permitted FAR is 8.))  18 

((F)) E. Within the West Seattle Junction Hub Urban Village, on lots zoned NC3 19 

85(4.75), the total permitted FAR for all uses within a mixed-use structure containing residential 20 

and non-residential uses is 5.5.  21 

((G)) F. Within the portion of the Greenwood Residential Urban Village, on lots zoned 22 

NC2 40 that are located abutting NW 85th Street between 1st Avenue NW and 3rd Avenue NW, 23 
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the total permitted FAR within a mixed-use structure containing residential and non-residential 1 

uses is 4.  2 

((H)) G. Minimum FAR 3 

1. A minimum FAR shown in Table C for 23.47A.013 is required whenever more 4 

than 1,000 square feet of gross floor area is added to or removed from a lot:  5 

a. located in a pedestrian-designated zone in an ((Urban Center, Urban 6 

Village)) urban center, urban village, or Station Area Overlay District; or  7 

b. located in the Northgate Overlay District and abutting a Major 8 

Pedestrian Street as shown on Map A for ((subsection)) 23.71.004.  9 

Table C for 23.47A.013((:)) 

Minimum ((Floor Area Ratio)) floor area ratio (FAR)1 

Height ((Limit )) 

limit  (in feet) 
30 ((feet))  40 ((feet))   65 ((feet))   

85 

((feet))   

125 

((feet))   

160 

((feet)) 

Minimum FAR 1.5 1.5 2 2 2.5 2.5 

Footnotes to Table C for 23.47A.013 

 1Minimum floor area ratios for zones with a mandatory affordable housing suffix are 

shown on Table B for 23.47A.017. 

 10 

2. The minimum FAR requirement provided in subsection ((23.47A.013.H.1)) 11 

23.47A.013.G.1 does not apply if: 12 

a. ((additional)) Additional floor area is added to an existing structure on a 13 

lot that is nonconforming with respect to the minimum FAR shown in Table C for 23.47A.013;  14 

b. ((the)) The lot is larger than five acres; 15 

c. ((all)) All  existing gross floor area is demolished to create a vacant lot; 16 

or 17 

d. ((parks)) Parks and open space is the principal use of the lot. 18 
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3. Portions of the lot designated as a steep slope, wetland, or riparian corridor or 1 

as a buffer to one of these areas, as defined in Chapter 25.09, shall not be included when 2 

calculating lot size for the purpose of determining the minimum FAR requirement provided in 3 

subsection ((23.47A.013.H.1)) 23.47A.013.G.1.  4 

4. The Director, in consultation with the Director of the Department of 5 

Neighborhoods, may waive the minimum FAR requirement provided in subsection 6 

((23.47A.013.H.1)) 23.47A.013.G.1 for lots that contain a designated ((landmark)) Landmark, or 7 

for lots within a Landmark District pursuant to Title 25 or within a Special Review District 8 

pursuant to Chapter 23.66, if the Director determines a waiver is necessary to preserve the 9 

integrity of a ((landmark)) Landmark or meet adopted District design and development 10 

guidelines.  11 

5. The Director may waive the minimum FAR requirement provided in subsection 12 

((23.47A.013.H.1)) 23.47A.013.G.1 for lots within the Pike/Pine Conservation Overlay District 13 

pursuant to Chapter 23.32, if the Director determines that the proposed development promotes 14 

neighborhood conservation objectives.  15 

6. The following gross floor area is not counted toward the minimum FAR 16 

requirement provided in subsection ((23.47A.013.H.1)) 23.47A.013.G.1:  17 

a. Gross floor area below grade; and 18 

b. Gross floor area containing parking. 19 

7. In zones with an incentive zoning suffix, the minimum FAR requirement is the 20 

FAR indicated by the incentive zoning suffix if that FAR is less than the FAR required by 21 

subsection ((23.47A.013.H.1)) 23.47A.013.G.1.  22 
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Section 12. A new Section 23.47A.017 is added to the Seattle Municipal Code as  1 

follows: 2 

23.47A.017 Commercial zones with a mandatory housing affordability suffix 3 

The following standards apply to NC zones with a mandatory housing affordability suffix 4 

of either (M), (M1), or (M2): 5 

A. Affordable housing requirements. Development is subject to the provisions of 6 

Chapters 23.58B and 23.58C. 7 

B. Floor area ratio (FAR). The maximum FAR allowed in NC zones with a mandatory 8 

housing affordability suffix is shown on Table A for 23.47A.017. 9 

Table A for 23.47A.017 

Maximum floor area ratio (FAR) for NC zones with a mandatory housing 

affordability  suffix  

Height limit  (in feet) 30 55 

Maximum FAR1 2.5 3.75 

Footnote to Table A for 23.47A.017 
 1Total FAR permitted for all uses on a lot 

 10 

C. Minimum FAR. The minimum FAR required in NC zones with a mandatory housing 11 

affordability suffix is shown on Table B for 23.47A.017. 12 

Table B for 23.47A.017 

Minimum floor a rea ratio (FAR) for NC zones with a mandatory housing affordability 

suffix  

Height limit (in feet) 30 55 

Minimum FAR 1.5 1.5 

 13 
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Section 13. Section 23.48.002 of the Seattle Municipal Code, last amended by Ordinance 1 

124969, is amended as follows: 2 

23.48.002 Scope of provisions 3 

A. This Chapter 23.48 identifies uses that are or may be permitted in Seattle Mixed (SM) 4 

zones and establishes development standards. The SM zone boundaries are shown on the Official 5 

Land Use Map. ((As)) SM zone designations for specific geographic areas are identified in Table 6 

A for 23.48.002((,)). ((the)) The SM-SLU designation with a height limit suffix may be applied 7 

to SM zoned land in the South Lake Union ((area)) Urban Center. The SM-D designation with a 8 

height limit range may be applied to SM zoned land in the West Dravus area. The SM-NR 9 

designation with a height limit suffix may be applied to SM zoned land in the North Rainier area. 10 

The SM-U designation with a height limit suffix may be applied to SM-U zoned land in the 11 

University Community Urban Center. 12 

Table A for 23.48.002  

SM ((Zone Designations)) zone designations for geographic areas 

Zone designation Geographic ((location)) area 

SM-SLU South Lake Union Urban Center 

SM-D West Dravus area 

SM-NR North Rainier area 

SM-U University Community Urban Center  

 13 

B. The provisions of this Subchapter I for Chapter 23.48 ((apply in)) are applicable to all 14 

SM zones ((and supplemental)), including SM zones in geographic areas shown on Table A for 15 

23.48.002. Supplemental regulations for ((designated)) SM zones in specific geographic areas 16 

are provided for in the subsequent subchapters of this Chapter 23.48. To the extent provisions in 17 

a supplemental subchapter conflict with provisions in this Subchapter I, the provisions of the 18 

supplemental subchapter ((apply)) shall prevail. 19 
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* * *  1 

Section 14. Subsection 23.48.005.D of the Seattle Municipal Code, which section was 2 

last amended by Ordinance 124969, is amended as follows: 3 

23.48.005 Uses  4 

* * *  5 

D. Required street-level uses 6 

1. One or more of the following uses listed in this subsection 23.48.005.D.1 are 7 

required at street level ((on all lots)) along the street-facing facade abutting streets designated as 8 

Class 1 Pedestrian Streets shown on Map A for 23.48.240, except as required in subsection 9 

((23.48.205.A)) 23.48.205.C, ((. The following uses qualify as required street-level uses)) and at 10 

street-level along the street-facing facades abutting streets shown on Map A for 23.48.640: 11 

a. General sales and service uses; 12 

b. Eating and drinking establishments; 13 

c. Entertainment uses; 14 

d. Public libraries; 15 

e. Public parks; ((and)) 16 

f. Arts facilities; 17 

g. Religious facilities; 18 

h. Human services uses  19 

i. Child care facilities; and 20 

j. Light rail transit stations. 21 
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2. Standards for required street-level uses. Required street-level uses shall meet 1 

the development standards in subsection 23.48.040.C, and any additional standards for SM zones 2 

in specific geographic areas in the applicable subchapter of this Chapter 23.48.  3 

Section 15. Section 23.48.020 of the Seattle Municipal Code, enacted by Ordinance 4 

124883, is amended as follows: 5 

23.48.020 Floor area ratio (FAR) 6 

A. General provisions 7 

1. All gross floor area not exempt under subsection 23.48.020.D counts toward 8 

the ((maximum)) gross floor area allowed under the FAR limits.  9 

2. The applicable FAR limit applies to the total non-exempt gross floor area of all 10 

structures on the lot. 11 

3. If a lot is in more than one zone, the FAR limit for each zone applies to the 12 

portion of the lot located in that zone. 13 

B. FAR limits ((in SM zones)). The FAR limits for SM zones, excluding SM zones in 14 

specific geographic areas as set forth in the applicable subchapter of this Chapter 23.48, ((FAR 15 

limits in SM zones, excluding SM zones within South Lake Union Urban Center, Dravus, and 16 

North Rainier Urban Village,)) are shown in Table A for 23.48.020. 17 

Table A for 23.48.020 

SM FAR ((Limits )) limits   

Zone FAR limits for all uses((1)) 

Base Maximum1 

SM 40 3 3.5 

SM 65 3.5 5 

SM 852 4.5 6 
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Table A for 23.48.020 

SM FAR ((Limits )) limits   

Zone FAR limits for all uses((1)) 

Base Maximum1 

SM 125 5 8 

SM 160 5 9 

SM 240 6 13 

Footnotes to Table A for 23.48.020((:)) 

 1((Within the area shown on Map A for 23.48.020, all gross floor area occupied by a 

residential use is exempt from FAR calculations. To achieve maximum FAR, see 

subsection 23.48.020.C for requirements)) See subsection 23.48.020.C for requirements 

for achieving maximum FAR.  

 2In the SM 85 zone within the area shown on Map A for 23.48.020, residential uses are 

((not subject to the base FAR limit)) exempt from FAR calculations. 

 1 

C. ((All )) In the zones shown on Table A for 23.48.020, all non-exempt ((non-2 

residential)) floor area above the base FAR is considered extra floor area. Extra floor area may 3 

be obtained, up to the maximum FAR, only through the provision of public amenities ((meeting 4 

the standards of)) according to Section 23.48.021 and Chapter 23.58A.  5 

D. Floor area exempt from FAR calculations. (( 6 

1.)) The following floor area is exempt from ((maximum)) FAR calculations in all 7 

SM zones, including SM zone designations for a specific geographic area: 8 

((a)) 1. All underground stories or portions of stories. 9 

((b)) 2. Portions of a story that extend no more than 4 feet above existing or 10 

finished grade, whichever is lower, excluding access.  11 

((c)) 3. As an allowance for mechanical equipment, in any structure 65 feet in 12 

height or more, 3.5 percent of the total chargeable gross floor area in a structure is exempt from 13 

FAR calculations. Calculation of the allowance includes the remaining gross floor area after all 14 
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exempt space allowed in this subsection 23.48.020.D has been deducted. Mechanical equipment 1 

located on the roof of a structure, whether enclosed or not, is not included as part of the 2 

calculation of total gross floor area.  3 

((d)) 4. All gross floor area for solar collectors and wind-driven power generators. 4 

((2. In the SM 85 zone shown on Map A for 23.48.020, all gross floor area 5 

occupied by a residential use is exempt from FAR calculations. 6 

3. Additional floor area that is exempt from FAR calculations in specific SM 7 

designations is identified in the applicable subchapter of Chapter 23.48.)) 8 
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Map A for 23.48.020  1 
Area ((Where Residential Use Exempt)) where residential use exempt from FAR  2 

 3 
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  1 
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E. Minimum FAR 1 

1. A minimum FAR shown in Table B for 23.48.020 is required whenever more 2 

than 1,000 square feet of gross floor area is added to or removed from a lot located in a Station 3 

Area Overlay District ((and)) or on a lot abutting a Class 1 or Class 2 Pedestrian Street or a 4 

Neighborhood Green Street, as shown on Map A for 23.48.240 for SM-SLU zones, Map A for 5 

23.48.440 for SM-NR zones, and Map A for 23.48.640 for SM-U zones. 6 

Table B for 23.48.020 

Minimum FAR  

Height ((Limit )) 

limit (in feet) 

40 

((feet)) 

65 ((feet)), 

75, 85, or 95  

((85 feet)) 125 ((feet)) 

or 160  

((160 feet)) 240 ((feet)) 

or greater  

Minimum FAR 1.5 2 ((2)) 2.5 ((2.5)) 3 

 7 

2. The minimum FAR requirement provided in subsection 23.48.020.E.1 does not 8 

apply if: 9 

a. ((additional)) Additional floor area is added to an existing structure on a 10 

lot that is nonconforming with respect to the minimum FAR shown in Table B for 23.48.020; 11 

b. ((the)) The lot is larger than five acres;  12 

c. ((all)) All  existing gross floor area is demolished to create a vacant lot; 13 

or 14 

d. ((parks)) Parks and open space is the principal use of the lot. 15 

3. Portions of the lot designated as a steep slope, wetland, or riparian corridor or 16 

as a buffer to one of these areas, as defined in Chapter 25.09, are not included when calculating 17 

lot size for the purpose of determining the minimum FAR requirement provided in subsection 18 

23.48.020.E.1. 19 

4. The Director, in consultation with the Director of the Department of 20 

Neighborhoods, may waive the minimum FAR requirement in subsection 23.48.020.E.1 for lots 21 



Dennis Meier/Dave LaClergue 

OPCD U District Rezone ORD 
D1 

Template last revised August 15, 2016 45 

that contain a designated Landmark, or for lots within a Landmark District pursuant to Title 25 1 

or within a Special Review District pursuant to Chapter 23.66, if the Director determines a 2 

waiver is necessary to preserve the integrity of a Landmark or meet adopted District design and 3 

development guidelines. 4 

5. ((The following)) All  gross floor area is ((not)) counted toward the minimum 5 

FAR requirement provided in subsection 23.48.020.E.1, except the following: 6 

a. Gross floor area below grade, including all underground stories or 7 

portions of stories; and  8 

b. Gross floor area containing parking. 9 

Section 16. Subsections 23.48.021.A, 23.48.021.B, 23.48.021.C, and 23.48.021.D of the 10 

Seattle Municipal Code, which section was enacted by Ordinance 124883, are amended as 11 

follows: 12 

23.48.021 Extra floor area  13 

A. General 14 

1. ((Except pursuant to Sections 23.48.221 and Section 23.48.421, development 15 

containing)) Development achieving extra floor area ((obtained)) allowed under Section 16 

23.48.020 or Section 23.48.025 shall provide public amenities according to the standards of this 17 

Section 23.48.021 and Chapter 23.58A. If the development is not located within an adopted 18 

Local Infrastructure Project Area as per Map A for 23.58A.044, extra floor area shall be 19 

achieved through the requirements of subsection 23.48.021.B. If the development is located 20 

within an adopted Local Infrastructure Project Area, extra floor area shall be achieved through 21 

the requirements of subsection 23.48.021.C.  22 



Dennis Meier/Dave LaClergue 

OPCD U District Rezone ORD 
D1 

Template last revised August 15, 2016 46 

2. Development achieving extra floor area in an SM zone designation for a 1 

specific geographic area shall meet the conditions of this Section 23.48.021 and provide public 2 

amenities according to the standards of this Section 23.48.021 and Chapter 23.58A, except where 3 

supplemented in the applicable subchapter. 4 

((2))3. Definitions in Section 23.58A.004 apply in this Section 23.48.021 unless 5 

otherwise specified.  6 

B. Calculation outside of specific areas((an adopted Local Infrastructure Project Area))  7 

1. Means to achieve extra residential floor area. If the maximum height limit for 8 

residential use is 85 feet or lower or the lot is located outside of the South Lake Union Urban 9 

Center, SM-U zones, and the Mount Baker Station Area Overlay District, the applicant shall use 10 

bonus residential floor area for affordable housing pursuant to Section 23.58A.014 to achieve all 11 

extra residential floor area on the lot.  12 

2. Means to achieve extra non-residential floor area. If the maximum height limit 13 

for non-residential use is 85 feet or lower or the lot is located outside of the South Lake Union 14 

Urban Center, SM-U zones, and the Mount Baker Station Area Overlay District, the applicant 15 

shall use bonus non-residential floor area for affordable housing and child care pursuant to 16 

Section 23.58A.024 to achieve all extra non-residential floor area on the lot.  17 

C. Calculation within an adopted Local Infrastructure Project Area  18 

1. Means to achieve extra residential floor area. If the maximum height limit for 19 

residential use is 85 feet or lower, the applicant shall use bonus residential floor area for 20 

affordable housing pursuant to Section 23.58A.014 to achieve all extra residential floor area on 21 

the lot. If the maximum height limit for residential use is greater than 85 feet, the applicant shall:  22 



Dennis Meier/Dave LaClergue 

OPCD U District Rezone ORD 
D1 

Template last revised August 15, 2016 47 

a. ((achieve)) Achieve 60 percent of the extra residential floor area on the 1 

lot by using bonus residential floor area for affordable housing pursuant to Section 23.58A.014; 2 

and  3 

b. ((achieve)) Achieve 40 percent of extra residential floor area by 4 

acquiring regional development credits pursuant to Section 23.58A.044, except that a 5 

development that is located in the area bounded by Thomas Street to the north, Denny Way to 6 

the south, Terry Avenue N to the west and Boren Avenue N to the east, on a lot that has slopes of 7 

ten percent or more, may achieve 20 percent of extra residential floor area by acquiring regional 8 

development credits pursuant to Section 23.58A.044 and 20 percent of extra residential floor 9 

area by providing public amenities consisting of a mid-block corridor, a hillclimb assist and a 10 

public viewpoint that meet the following standards:  11 

1) The mid-block corridor, hillclimb assist, and public viewpoint 12 

may be used to achieve extra residential floor area according to a ratio of 20 square feet of extra 13 

residential floor area per 1 square foot of qualifying mid-block corridor, hillclimb assist, and 14 

public viewpoint area.  15 

2) The amenities shall meet the general eligibility conditions for 16 

amenity features in the Downtown Amenity Standards and the standards in subsections 17 

((23.58A.040.C.4.g, 23.58A.040.C.4.h, and 23.58A.040.C.4.i)) 23.58A.040.C.5.g, 18 

23.58A.040.C.5.h and 23.58A.040.C.5.i; provided that the mid-block corridor, hillclimb assist, 19 

and public viewpoint shall be considered open space amenity features for purposes of the general 20 

eligibility conditions for amenity features in the Downtown Amenity Standards.  21 

3) The mid-block corridor shall:  22 
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a((. be)) ) Be consistent with the size and coverage 1 

requirements, and the landscaping and lighting guidelines, for mid-block corridors in the 2 

Downtown Amenity Standards;  3 

b((. provide)) ) Provide a continuous direct route 4 

connecting Terry Avenue N and Boren Avenue N; and  5 

c((. incorporate)) ) Incorporate a mechanical conveyance, 6 

such as an elevator, for conveying pedestrians up the vertical distance between the elevations of 7 

Terry Avenue N and Boren Avenue N.  8 

4) The hillclimb assist shall:  9 

a((. be)) ) Be consistent with the eligibility conditions for 10 

hillclimb assists in the Downtown Amenity Standards, except that an elevator may qualify as the 11 

required mechanical conveyance.  12 

b((. be)) ) Be consistent with the guideline requirements for 13 

hillclimb assists in the Downtown Amenity Standards except that at least 65 percent of the travel 14 

path must be open to the sky; and any covered portions of the corridor must have a minimum 15 

height of 13 feet between the ground and any overhead projection or overhanging structure.  16 

5) The viewpoint shall provide public views of significant natural 17 

and human-made features, and shall meet the requirements for an additional open space area 18 

abutting the mid-block corridor specified in the Downtown Amenity Standards.  19 

6) Only one lot may achieve 20 percent of extra residential floor 20 

area by providing public amenities consisting of a mid-block corridor and a public view point 21 

pursuant to this subsection 23.48.021.C.1.b.  22 
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2. Means to achieve extra non-residential floor area. If the maximum height limit 1 

for non-residential use is 85 feet or lower, the applicant shall use bonus non-residential floor area 2 

for affordable housing and child care pursuant to Section 23.58A.024 to achieve all extra non-3 

residential floor area on the lot. If the maximum height limit for non-residential use is greater 4 

than 85 feet, the applicant shall:  5 

a. ((achieve)) Achieve 75 percent of the extra non-residential floor area on 6 

the lot by using bonus non-residential floor area for affordable housing and child care pursuant to 7 

Section 23.58A.024, or housing transferable development rights (TDR) pursuant to subsection 8 

23.48.221.A and Section 23.58A.042, or both; and  9 

b. ((achieve)) Achieve 25 percent of extra non-residential floor area by 10 

acquiring regional development credits pursuant to Section 23.58A.044.  11 

D. Minimum requirement. Development containing any extra floor area shall meet the 12 

following requirements: 13 

1. Leadership in Energy and Environmental Design (LEED) requirement. Except 14 

as described in ((subsection)) subsections 23.48.221.C.1.b and 23.48.622.B, the applicant will 15 

earn a LEED Silver rating or meet a substantially equivalent standard, and shall demonstrate 16 

compliance with that commitment, in accordance with the provisions of subsection 17 

23.48.021.D.2.  18 

2. Demonstration of LEED rating 19 

a. Applicability. ((This subsection 23.48.021.D.2 applies if a commitment 20 

to earn a LEED rating or substantially equivalent standard is a condition of a permit.)) 21 

Applicants for all new development, except additions and alterations, gaining extra residential 22 

floor area pursuant to this Section 23.48.021, or seeking to qualify for the higher FAR limit in 23 
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the applicable Table A for 23.48.020, ((or)) Table A for 23.48.220, Table A for 23.48.620, or 1 

Table B for 23.48.620, shall make a commitment that the structure will meet LEED rating, 2 

except that an applicant who is applying for ((funding from the Washington State Housing Trust 3 

Fund and/or the Seattle Office of Housing to develop new affordable housing, as defined in 4 

Section 23.58A.180)) public funding and/or an allocation of federal low-income housing tax 5 

credits for a housing development that shall be subject to a regulatory agreement, covenant, or 6 

other legal instrument recorded on the property title and enforceable by The City of Seattle, 7 

Washington State Housing Finance Commission, State of Washington, King County, U.S. 8 

Department of Housing and Urban Development, or other similar entity as approved by the 9 

Director of Housing may elect to meet green building performance standards by meeting the 10 

Washington Evergreen Sustainable Development Standards (ESDS).  11 

b. The Director is authorized to determine, as a Type I decision, whether 12 

the applicant has demonstrated that a new structure has earned a LEED rating or met a 13 

substantially equivalent standard. The Director may establish by rule procedures for determining 14 

whether an applicant has demonstrated that a new structure has earned a LEED rating or met any 15 

such substantially equivalent standard, provided that no rule shall assign authority for making a 16 

final determination to any person other than an officer of the Department of ((Planning and 17 

Development)) Construction and Inspections or another City agency with regulatory authority 18 

and expertise in green building practices.  19 

c. Demonstration of compliance; penalties 20 

1) The applicant shall demonstrate to the Director the extent to 21 

which the applicant has complied with the commitment to earn a LEED rating no later than 180 22 

days after issuance of final Certificate of Occupancy for the new structure, or such later date as 23 
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may be allowed by the Director for good cause, by submitting a report analyzing the extent 1 

credits were earned toward such rating from the U.S. Green Building Council or another 2 

independent entity approved by the Director. Performance is demonstrated through an 3 

independent report from a third party, pursuant to subsection 23.90.018.D. For purposes of this 4 

subsection 23.48.021.D.2, if the Director shall have approved a commitment to achieve a 5 

substantially equivalent standard, the term "LEED rating" shall mean such other standard.  6 

2) Failure to submit a timely report regarding a LEED rating from 7 

an approved independent entity by the date required is a violation of the Land Use Code. The 8 

penalty for such violation is $500 per day from the date that the report was due to the date it is 9 

submitted, without any requirement of notice to the applicant.  10 

3) Failure to demonstrate, through an independent report as 11 

provided in this subsection 23.48.021.D.2, full compliance with the applicant's commitment to 12 

earn a LEED rating, is a violation of the Land Use Code. The penalty for each violation is an 13 

amount determined as follows:  14 

P = [(LSM-CE)/LSM] × CV × 0.0075, where:  15 

P is the penalty;  16 

LSM is the minimum number of credits to earn the required LEED 17 

rating;  18 

CE is the number of credits earned as documented by the report; 19 

and  20 

CV is the Construction Value as set forth on the building permit 21 

for the new structure.  22 

Example: 23 
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Construction Value $200,000,000.00 

Minimum LEED Credits for rating 33 

Credits Earned 32 

Penalty = [(33-32/33] x 200,000,000 x 0.0075 = $45,454.55 

 1 

4) Failure to comply with the applicant's commitment to earn a 2 

LEED rating is a violation of the Land Use Code independent of the failure to demonstrate 3 

compliance; however, such violation shall not affect the right to occupy any chargeable floor 4 

area, and if a penalty is paid in the amount determined under subsection 23.48.021.D.2.c.3, no 5 

additional penalty shall be imposed for the failure to comply with the commitment.  6 

5) If the Director determines that the report submitted provides 7 

satisfactory evidence that the applicant's commitment is satisfied, the Director shall issue a 8 

certificate to the applicant so stating. If the Director determines that the applicant did not 9 

demonstrate compliance with its commitment to earn a LEED rating in accordance with this 10 

subsection 23.48.021.D, the Director may give notice of such determination, and of the 11 

calculation of the penalty due, to the applicant.  12 

6) If, within 90 days, or such longer period as the Director may 13 

allow for good cause, after initial notice from the Director of a penalty due under this subsection 14 

23.48.021.D.2, the applicant shall demonstrate, through a supplemental report from the 15 

independent entity that provided the initial report, that it has made sufficient alterations or 16 

improvements to earn a LEED rating, or to earn more credits toward such a rating, then the 17 

penalty owing shall be eliminated or recalculated accordingly. The amount of the penalty as so 18 

re-determined shall be final. If the applicant does not submit a supplemental report in accordance 19 

with this subsection 23.48.021.D.2 by the date required under this subsection 23.48.021.D.2, 20 

then the amount of the penalty as set forth in the Director's original notice shall be final.  21 
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7) Any owner, other than the applicant, of any lot on which the 1 

bonus development was obtained or any part thereof, shall be jointly and severally responsible 2 

for compliance and liable for any penalty due under this subsection 23.48.021.D.2.  3 

d. Use of penalties. A subfund shall be established in the City's General 4 

Fund to receive revenue from penalties under this subsection 23.48.021.D.2. Revenue from 5 

penalties under ((that)) this subsection 23.48.021.D.2 shall be allocated to activities or incentives 6 

to encourage and promote the development of sustainable buildings. The Director shall 7 

recommend to the Mayor and City Council how these funds should be allocated.  8 

3. Transportation Management Program (TMP). The applicant will provide a 9 

TMP for non-residential development, consistent with requirements for TMPs in any applicable 10 

Director's ((Rule)) rule, that demonstrates to the satisfaction of the Director in consultation with 11 

the Director of Transportation, that no more than 40 percent of trips to and from the 12 

development will be made using single-occupant vehicles (SOVs). The TMP shall be submitted 13 

with the Master Use Permit application.  14 

a. For purposes of measuring the percent of trips to and from the 15 

development made using SOVs in the TMP, the number of SOV trips shall be calculated for the 16 

p.m. peak hour in which an applicant expects the largest number of vehicle trips to be made by 17 

employees at the site (the p.m. peak hour of the generator).  18 

b. Compliance with this subsection 23.48.021.D.3 does not affect the 19 

responsibility of any employer to comply with Seattle's Commute Trip Reduction (CTR) 20 

Ordinance.  21 

Section 17. Subsection 23.48.025.A of the Seattle Municipal Code, which section was 22 

enacted by Ordinance 124883, is amended as follows: 23 
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23.48.025 Structure height 1 

A. ((Base and maximum height)) Height limits 2 

1. The height limits for structures in the SM zones are ((40 feet, 55 feet, 65 feet, 3 

75 feet, 85 feet, 125 feet, 160 feet, 240 feet, or 400 feet)) as shown on the Official Land Use 4 

Map, Chapter 23.32, except as otherwise provided in this Section 23.48.025 or in the applicable 5 

subchapters of this Chapter 23.48 for SM zone designations for specific geographic areas shown 6 

in Table A for 23.48.002. In certain zones, as specified in this Section 23.48.025, the maximum 7 

structure height is allowed only for particular uses or only under specified conditions, or both. 8 

Where height limits are established for portions of a structure that contain specified types of 9 

uses, the applicable height limit for the structure is the highest applicable height limit for the 10 

types of uses in the structure, unless otherwise specified. 11 

2. In the SM-SLU, SM-D, and SM-NR zones, the applicable height limit for 12 

portions of a structure that contain non-residential and live-work uses is shown as the first figure 13 

after the zone designation, and the base height limit for portions of a structure in residential use 14 

is shown as the first figure following the "/". The third figure shown is the maximum residential 15 

height limit. Within zones that have an incentive zoning suffix, the number in the suffix is the 16 

base FAR. 17 

* * *  18 

Section 18. Section 23.48.040 of the Seattle Municipal Code, enacted by Ordinance 19 

124883, is amended as follows: 20 

23.48.040 Street-level development standards 21 

((The following street-level development standards apply to Class 1 or Class 2 Pedestrian 22 

streets shown on Map A for 23.48.240 and Map A for 23.48.440.)) 23 
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A. ((General)) Street-facing facade requirements. ((General)) For SM zones in the SM-1 

SLU and SM-NR geographic areas, the following street-facing facade requirements apply to 2 

Class 1 and Class 2 Pedestrian ((streets)) Streets, Neighborhood Green Streets, and all other 3 

streets, as shown on Map A for 23.48.240 and Map A for 23.48.440((.)): 4 

1. Primary pedestrian entrance. Each new structure facing a Class 1 Pedestrian 5 

((street)) Street is required to provide a primary building entrance for pedestrians from the street 6 

or a street-oriented courtyard that is no more than 3 feet above or below the sidewalk grade.  7 

2. Minimum facade height. A minimum facade height is required for the street-8 

facing facades of new structures, unless all portions of the structure are lower than the required 9 

minimum facade height listed below.  10 

a. On Class 1 Pedestrian Streets the minimum height for street-facing 11 

facades is 45 feet.  12 

b. On Class 2 Pedestrian Streets and Neighborhood Green Streets the 13 

minimum height for street-facing facades is 25 feet. 14 

c. On all other streets, the minimum height for street-facing facades is 15 15 

feet. 16 

B. Transparency and blank facade requirements. ((The)) For SM zones in the SM-SLU, 17 

SM-NR, and SM-U geographic areas, the provisions of this subsection 23.48.040.B apply to the 18 

area of a street-facing facade between 2 feet and 8 feet above a sidewalk, as shown on 19 

((())Exhibit A for 23.48.040(() pursuant to subsection 23.48.040.B.1)) , but do not apply to 20 

portions of a structure in residential use.  21 
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Exhibit A for 23.48.040  1 

Area ((Where Transparency)) where transparency and ((Blank Facade Requirements 2 

Apply)) blank façade requirements apply to ((Structures)) structure  3 

 4 
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 1 

((1. Transparency requirements apply to all street-facing, street-level facades, 2 

except for portions of structures in residential use as follows: 3 

a. For Class 1 and Class 2 Pedestrian Streets and Neighborhood Green 4 

Streets, shown on Map A for 23.48.240 and Map A for 23.48.440, a minimum of 60 percent of 5 

the street-facing facade must be transparent. 6 

b. For all other streets, a minimum of 30 percent of the street-facing 7 

facade must be transparent. 8 

c. If the slope of the street frontage of the facade exceeds 7.5 percent, the 9 

required amount of transparency shall be reduced to 45 percent of the street-facing facade on 10 
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Class 1 and Class 2 Pedestrian Streets and Neighborhood Green Streets and 22 percent of the 1 

street-facing facade on all other streets. 2 

d. Only clear or lightly tinted glass in windows, doors, and display 3 

windows are considered transparent. Transparent areas shall be designed and maintained to 4 

provide views into and out of the structure. Except for institutional uses, no permanent signage, 5 

window tinting or treatments, shelving, other furnishings, fixtures, equipment, or stored items 6 

shall completely block views into and out of the structure between 4 feet and 7 feet above 7 

adjacent grade. The installation of temporary signs or displays that completely block views may 8 

be allowed if such temporary sign complies with subsection 23.55.012.B. 9 

2. Blank facade limits. Any portion of the facade that is not transparent is 10 

considered to be a blank facade. 11 

a. Blank facade limits for Class 1 and Class 2 Pedestrian Streets and 12 

Neighborhood Green Streets. 13 

1) Blank facades shall be limited to segments 15 feet wide, except 14 

for garage doors, which may be wider than 15 feet. Blank facade width may be increased to 30 15 

feet if the Director determines that the facade is enhanced by architectural detailing, artwork, 16 

landscaping, or other similar features that have visual interest. The width of garage doors shall be 17 

limited to the width of the driveway plus 5 feet. 18 

2) Any blank segments of the facade shall be separated by 19 

transparent areas at least 2 feet wide. 20 

3) The total of all blank facade segments, including garage doors, 21 

shall not exceed 40 percent of the street facade of the structure on each street frontage; or 55 22 

percent if the slope of the street frontage of the facade exceeds 7.5 percent. 23 
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b. Blank facade limits for all other streets not specified in subsection 1 

23.48.240.B.2.a or Section 23.48.440. 2 

1) Blank facades are limited to segments 30 feet wide, except for 3 

garage doors which may be wider than 30 feet. Blank facade width may be increased to 60 feet if 4 

the Director determines that the facade is enhanced by architectural detailing, artwork, 5 

landscaping, or other similar features that have visual interest. The width of garage doors shall be 6 

limited to the width of the driveway plus 5 feet.  7 

2) Any blank segments of the facade shall be separated by 8 

transparent areas at least 2 feet wide. 9 

3) The total of all blank facade segments, including garage doors, 10 

shall not exceed 70 percent of the street facade of the structure on each street frontage; or 78 11 

percent if the slope of the street frontage of the facade exceeds 7.5 percent. 12 

c. Blank facade limits do not apply to portions of structures in residential 13 

use.)) 14 

1. Transparency requirements  15 

a. In SM zones in the SM-SLU, SM-NR, and SM-U geographic areas, on 16 

Class 1 and Class 2 Pedestrian Streets and Neighborhood Green Streets, a minimum of 60 17 

percent of the street-facing facade must be transparent, except that if the slope of the street 18 

frontage of the facade exceeds 7.5 percent, the required amount of transparency shall be reduced 19 

to 45 percent of the street-facing facade. 20 

b. In all SM zones either within or outside specific geographic areas, for 21 

all other streets not specified in subsection 23.48.040.B.1.a, a minimum of 30 percent of the 22 

street-facing facade must be transparent, except that if the slope of the street frontage of the 23 




